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October 15, 2018

Re: CALUP for 16729 SE 43rd St., Bellevue, WA, 98006
Project Narrative

To whom in may concern,

Space Lab Design Services LLC is assisting Ilia and Elena Gilderman, the owners of the property located
at 16729 SE 43rd St., Bellevue, WA, 98006 (Parcel #132405-9039 & 132405-9125021), in development
of 76,929 sf lot. The proposed development includes 3-story single family residence with garage, decks,
patios, driveway and associated utilities at said address.

PROJECT SITE DESCRIPTION

Project site is an undeveloped panhandle property, zoned R3.5. The property slopes up from the street

from elevation 450’ at northwest entry to property to 560’ at its southwest corner, sloping on average 10-

35%, with few slopes ranging between 40-45%. The site is covered by scattered heavy brush and dense

growth of deciduous and fir trees.

IMPACT ON CRITICAL AREAS

Critical Areas, in form of steep slopes, as defined by city of Bellevue Municipal Code, were mapped by

Axis Surveying, and are shown the Survey and Architectural Site Plan. There are 3 Critical Areas upslope

from proposed development. Per geotechnical engineer’s analysis the mapped downslope area along

north boundary should not be considered Critical Area, as it is artificially created. No development is

proposed within 4 mapped areas.

IMPACT ON CRITICAL AREAS, BUFFERS AND SETBACKS

Per Critical Areas Report, the toe of the slope structural setback of southerly critical areas may be

reduced to 20’. The top of the slope buffer of artificially created northern slope is reduced to 15’. No

development is proposed within setback and buffer.

DESCRIPTION OF ALTERNATIVES

The proposed site structures, including northern planters and south site walls have been modified to

avoid impact to critical areas setback and buffer. Additional grading was initially proposed to reduce the

height of the southern patio walls, but was modified to avoid grading in the toe of slope structural

setback.
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SUMMARY OF HOW THE PROPOSAL MEETS EACH OF THE DECISION CRITERIA CONTAINED

IN LAND USE CODE SECTION 20.30P

The City’s Land Use Code (LUC), Chapter 20.30P establishes procedures and criteria (articulated in LUP

20.30P.140) that the City uses in making a decision on an application to develop, disturb or otherwise

modify a critical area or critical area buffer (Chapter 20.30P.110). The following section below lists each

applicable criteria of LUC 20.30P.140.A-F, 20.25H.125 and 20.25H.230 and followed by a response on

how the project complies.

DECISIONAL CRITERIA
20.30P.140.A-F
Pursuant to Land Use Code 20.30P.140, the Director of Development Services may approve or approve
with modification an application for a Critical Areas Land Use permit if:

A. The proposal obtains all other permits required by the Land Use Code;

Response: As part of this submittal, the applicant has included a topographic and boundary line survey,

completed by Axis Survey and Mapping (dated August 10, 2018) and detailed site plan showing the

footprint of the new residence, including associated features and design elements. The applicant has also

included a thorough geotechnical report completed by ABPB Consultants, dated September 11, 2018,

which includes a critical areas analysis and a description of soil, slope and groundwater conditions. The

ABPB report also analyzes key design and structural matters too, including site preparation, foundation

design, retaining walls, stormwater and drainage.

As the proposal progresses through the development cycle, the applicant plans on applying for all

required permits, such as an environmental (SEPA) checklist, grading/land surface modification and

building permit, including the civil and architectural plans. The recommendations found in the ABPB

report will be integrated in all future plan sets and applicable application materials.

B. The proposal utilizes to the maximum extent possible the best available construction

design and development techniques which result in the least impact on the critical areas and

critical area buffer:

Response: The applicant’s geotechnical engineer in addition to analyzing the site’s existing critical areas

features - soils, groundwater and subsurface conditions - has also provided detailed recommendations for

site preparation and construction. The report is included with the application.

C. The proposal incorporates the performance standards of Part 20.25H LUC - Critical Areas

Overlay District

Response: A summary analysis of how the project complies with the requirements of 20.25H LUC is

provided below.
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A SUMMARY OF HOW THE PROPOSAL MEETS EACH OF THE CRITERIA CONTAINED IN LAND

USE CODE SECTION 20.25H.125 AS REQUIRED FOR APPLICATIONS PROPOSING A

MODIFCATION THROUGH THE USE OF THE CRITICAL AREAS REPORT PROCESS

Pursuant to this section, development proposals, in addition to meeting the general performance

standards of LUC 20.25.055 and 20.25H.065, shall incorporate the following additional performance

standards in design of the development as applicable.

1. Structures and improvements shall minimize alterations to the natural contour of the

slope, and foundations shall be tiered where possible to conform to existing topography;

Response: The site plan provided by the applicant depicts the proposed location of the proposed

residence and associated improvements. The applicant’s geotechnical engineering consultant has

provided recommendations on designing and constructing in a manner that respects the site’s natural

contour. The structure is proposed to be located on the lower portion of the site, meeting setbacks and

avoiding the steepest slopes of 40% or greater. The lot coverage, structural coverage and FAR are all

well below the total allowed in the zone.

2. Structures and improvements shall be located to preserve the most critical portion of the

site and its natural landforms and vegetation;

Response: As part of this submittal the applicant has included a survey and geotechnical report. The

surveyor (Axis Survey and Mapping) completed a topographic and boundary line survey, which includes

the location of significant trees - approximately 120 in number, mostly alder, cedar, maple and fir, and

identifies four areas with slopes of at least 40%.

The applicant’s site plan positions the proposed residence and associated improvements (driveway,

patios, decks, etc) outside of these 40% slope areas. The applicant’s geotechnical engineer has provided

specific and measured recommendations for pre-construction vegetation removal, namely that it should

be limited to the approved limits of disturbance.

3. The proposed development shall not result in greater risk or a need for increased buffers

on neighboring properties;

Response: The positioning of the proposed residence in the center portion of the parcel shall limit

overall site disturbance, and more to the point, not create a risk of slope failure, erosion or slide hazard

for neighboring properties, per the geotechnical report with the proposed buffers and setbacks.

4. The use of retaining walls that allow the maintenance of existing natural slope area is

preferred over graded artificial slopes where graded slopes would result in increased

disturbance as compared to use of retaining wall;

Response: Retaining walls will be employed as part of the construction of the single-family residence,

particularly for lower-level house walls and potentially some patios. The geotechnical report includes

specific recommendations on constructing the walls, on page 12. The proposal complies with this criteria.
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5. Development shall be designed to minimize impervious surfaces within the critical area

and critical area buffer;

Response: As proposed, the plans represent a minimal approach to footprint, impervious surfaces and

overall lot coverage. The total lot coverage proposed - house with eaves, driveway, patios, associated

walkways, etc - totals 9,975 square feet or 15% of the net lot area (66,575 square feet). As mentioned,

no grading or improvements are proposed within the areas with the greatest slope of 40% or greater.

The four areas of 40% or greater slope are located on the survey and site plan - one on the northeast

property line, and three on the south side of the property. Due to the presence of such steep slopes,

their location and the unusual shape of the subject property (similar to a “panhandle”), in order to

provide vehicular access and protect the most sensitive slopes, the applicant proposes to provide a 15-

foot buffer from the top of the north 40%+ slope, and a 20-foot buffer from the toe of the north 40%+

slopes.

6. Where change in grade outside the building footprint is necessary the site retention

system should be stepped and regrading should be designed to minimize topographic

modification. On slopes in excess of 40%, grading for yard area may be disallowed where

inconsistent with this criteria;

Response: Noted. The retaining walls will be employed to manage features adjacent to the perimeter of

the home. Topographic modification is expected, in these cases, to be minimal, however. These features

will be structurally designed as part of the complete building permit plan set and will include a stepped

approach if warranted by the feature, soils and slope, as determined by input from the applicant’s

geotechnical engineer. No work is proposed within areas with greater than 40% slope.

7. Building foundation walls shall be utilized as retaining walls rather than rockeries or

retaining structures built separately and away from the building wherever feasible.

Freestanding retaining devices are only permitted when they cannot be designed as

structural elements of the building foundation.

Response: Rockeries are not proposed. Freestanding retaining walls are only used where absolutely

necessary to meet grade requirements for the driveway approach.

8. On slopes in excess of 40%, use of pole-type construction is required where feasible.

Response: The site plan provided demonstrates that all structures will be located outside of areas with

slopes in excess of 40%. The proposal complies with this criteria.

9. On slopes in excess of 40%, piled deck support structures are required where technically

feasible for garages over fill-based construction types; and

Response: The site plan provided demonstrates that all structures will be located outside of areas with

slopes in excess of 40%. The proposal complies with this criteria.
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10. Areas of new permanent disturbance and all areas of temporary disturbance shall be

mitigated and/or restored pursuant to a mitigation and restoration plan meeting the

requirements of LUC 20.25H.210.

Response: As part of the grading and/or building permit the applicant will provide a restoration plans in

compliance with LUC 20.25.210. This plan will be submitted with a detailed clearing and grading permit.

D. The proposal will be served by adequate public facilities including streets, fire protection,

and utilities; and

Response: The proposed residence will be served adequately by SE 43rd St. The house will meet the

latest fire protection requirements, including sprinklers. The proposed driveway is designed to meet the

fire code requirements. Water, sewer, and stormwater facilities will be connected to the existing facilities

in SE 43rd St. These utilities will meet the latest design standards.

E. The proposal includes a mitigation or restoration plan consistent with the requirements of

LUC 20.25H.210; except that a proposal to modify or remove vegetation pursuant to an

approved Vegetation Management Plan under LUC 20.25H.055.C.3.i shall not require a

mitigation or restoration plan; and

Response: The proposal will comply with the buffer requirements of the geotechnical report, and

minimize vegetation removal. The construction will also comply with the latest BMP requirements. The

future grading and building plans will incorporate the recommendations by the geotechnical engineer.

F. The proposal complies with other applicable requirements of this code.

Response: The project will apply for all other applicable permits. No variance is not being requested.

SUMMARY OF HOW THE PROPOSAL MEETS EACH OF THE CRITERIA AND PERFORMANCE

STANDARDS CINTAINED IN LAND USE CODE SECTION 20.25H.230

Pursuant to this section, the critical areas report is a mechanism by which site conditions may be

evaluated, and flexibility may be permitted according to the subject property’s conditions relative to the

proposed development. Generally, the critical areas report must demonstrate that the proposal with the

requested modifications leads to equivalent or better protection of critical area functions and values than

would result from the application of the standard requirements.

Response: The geotechnical engineer has identified and noted the subject property’s critical areas

(slope and erosion) and made appropriate recommendations for each phase of the development cycle.

These recommendations, if followed by the contractor, will not result in a degradation of critical area

function, neither will they, result in a negative impact to surrounding properties, public or private

improvements, or the City as a whole. Each set of plans required for submittal to the City for review, will

include the recommendations of the geotechnical engineer.



1 1 0 1 8 1 2 2 n d L N N E L 9 1 K i r k l a n d , W A 9 8 0 3 3 P a g e 6 | 6

Please find attached all supporting documentation as required per CALUP submittal checklist, including

reports, drawings, checklists and application.

If you have any questions or concerns, please feel free to contact me.

Respectfully,

Tatiana Darnell
425.444.6779
Tatiana@SpaceLabDesign.net
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